
 

DATE: July 24, 2012 

 

TO:  Michael S. Flad, City Manager  

 

FROM: Greg Herrmann, Community Development Director 

Via Patrick Prescott, Acting Assistant Community Development Director 

  by Martin Potter, Planning Technician 

 

SUBJECT: Project No. 12-0000482 – Update to Zoning Use List 

Study Session #3 

 

PURPOSE:  
The purpose of this study session is for the City Council to review and provide direction 

regarding the proposed update to the Zoning Use List. The proposed update is intended to make 

the Zoning Use List more consistent and easier for the public to understand, search through, and 

interpret. The proposed update furthers the Council’s goal of Communication, Transparency, and 

Community Engagement for Fiscal Year 2012-13. 

 

BACKGROUND: 

Over the past two years, staff has been working to systematically update the Zoning Use List, 

which so far has included reorganizing the uses into ten general categories and updating the 

Industrial & Manufacturing category. In May 2012, the City Council considered a Zone Text 

Amendment (ZTA) intended to update all remaining categories of the Zoning Use List.  After 

considering the proposed ZTA, the Council directed staff to prepare an outreach plan before 

proceeding further. Staff returned in June with an outreach plan comprised of study sessions and 

community meetings, in order to provide both the City Council and the public with opportunities 

to more thoroughly review the proposed changes.  The first study session took place on July 10, 

and a second study session was held on July 17. Following tonight’s study session, staff will host 

a community meeting(s) to provide the public with an additional opportunity to review the 

proposed changes, inclusive of any direction provided by the City Council at the study sessions.   

 

This study session focuses on the Industrial and Manufacturing, Professional Offices and 

Services, and Vehicle Related categories of the Zoning Use List. Staff has prepared a set of “fact 

sheets” as part of this report which better explain and illustrate the proposed changes for each 

category (Exhibits A-C). A Zoning Map has also been provided as Exhibit D. Any changes 

directed by the City Council will be incorporated into the final proposal, which is tentatively 

scheduled to be considered on September 18.  Additionally, staff will discuss a proposal to allow 

residentially-adjacent uses which currently require a Conditional Use Permit (CUP) to operate 

with an Administrative Use Permit (AUP). 

 

CUP versus AUP: 

 The Zoning Use List details what uses are permitted in all non-residential zones and what 

approvals are required, if any, such as a CUP. Many uses currently require a CUP only if they 
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are residentially-adjacent (within 150 feet of a residential zone); if they are not residentially 

adjacent, the use is permitted by-right.  

 

One of the concerns expressed by the Burbank Chamber of Commerce, as part of staff’s outreach 

on the update to the Zoning Use List, centered on the “burdensome permitting requirements” 

imposed on residentially-adjacent businesses. The Chamber contested the idea that an otherwise 

permitted use would be required to obtain a CUP based on its proximity to a residential zone. 

Additionally, they expressed concern that new businesses, which are often working with limited 

time and/or financial resources, would be subject to the time and cost associated with processing 

a CUP.    

 

Cities across the country are looking at ways to reduce the “red tape” that prevents businesses of 

all sizes from starting up or relocating to their community. Whether it is reducing burdensome 

permitting fees, looking to speed up review processes, or simplifying the permitting process – 

many cities are looking to improve the development process in an effort to promote a positive 

business climate.  

 

To address the concern expressed by the Chamber of Commerce, staff recommends that uses that 

require a CUP due only to their residential-adjacency, be permitted with an AUP rather than a 

CUP. An AUP is a discretionary entitlement with the same required findings and noticing 

requirements as a CUP, but is approved or denied administratively by the Community 

Development Director rather than by the Planning Board. This process would continue to allow 

projects to be evaluated on a case-by-case basis and allow conditions to be attached based on the 

circumstances of the proposed use. The decision can also be appealed to the Planning Board and 

ultimately the City Council for additional consideration. However, an AUP generally takes less 

time to process and has a significantly lower cost than a CUP ($1,060 for an AUP; plus noticing 

costs, versus $1,860 for a CUP; plus noticing costs). 

 

The majority of Burbank’s commercial and industrial uses are concentrated on corridors like 

Magnolia Blvd., Burbank Blvd., Olive Avenue., etc., and are adjacent to residential uses in the 

rear, and typically separated by an alley. Staff believes that it is appropriate for certain permitted 

uses, in the event they are located within 150 feet of a residential zone, to be subject to a 

discretionary process whereby the proposed use and its impacts may be evaluated on a case-by-

case basis. Doing so allows for conditions to be attached based on the circumstances or potential 

impacts of the proposed use. However, staff also believes that requiring an AUP in lieu of a CUP 

could be much more advantageous to future business owners. Requiring an AUP in lieu of a 

CUP would reduce the cost and time needed for new businesses to request permission to operate 

in residentially-adjacent areas, while still ensuring that residential neighborhoods receive the 

same notice and protections that a CUP would provide. 

 

CONCLUSION:  
The proposed ZTA would conclude this project by consolidating, simplifying, and clearly 

defining uses throughout the Zoning Use List.  Staff believes that the proposed ZTA would result 

in a more efficient, intuitive, and user-friendly way for the public to understand and use the 

Zoning Use List. Should the Council wish staff to pursue the option of allowing residentially-
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adjacent businesses to be permitted via the AUP process, staff will prepare a separate ZTA 

addressing that issue.   

 

RECOMMENDATION: 

Staff recommends that the City Council provide input and feedback regarding the proposed 

updates to the Industrial and Manufacturing, Professional Offices and Services, and Vehicle 

Related categories, as well as input regarding the proposal to allow residentially-adjacent uses 

that currently require a CUP to operate with an AUP.  

 

 

List of Exhibits 

Exhibit Title 

A Fact Sheet – Industrial and Manufacturing Category 

B Fact Sheet – Professional Offices and Services Category 

C Fact Sheet – Vehicle Related Category 

D Existing Zoning Map 
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